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ANALYSISAND DECISION OF THE DIRECTOR
OF THE DEPARTMENT OF PLANNING AND DEVELOPMENT

Application Number: 2301097

Applicant Name: Casey Huang for Abused Deaf Women's Advocacy
Services

Address of Proposal: 8623 Roosevelt Way Northeast

SUMMARY OF PROPOSED ACTION

Master Use Permit to establish the use for the future construction of a mixed use structure containing 21
low income, disabled resdentid units and 3,517 square feet of adminidrative dfice uses at and above
dreet level. Surface parking to be provided for 10 vehides

The following approvas are required:
SEPA - Environmental Deter mination — Chapter 25.05 SMC

Design Review — Chapters 23.47; 23.53; and 23.71. SMC - Sx Design Departures.
1. SMC 23.47.016D.1. Screening and Landscaping.

SMC 23.53.035 Structural Building Overhangs.

SMC 23.71.036.B.7 Maximum Structure Width and Depth..

SMC 23.47.008B Non-Resdentia Uses at Street Leve.

SMC 23.71.014 Open Space in Northgate Overlay.

SMC 23.47.014C Setbacks.

o gk wN

SEPA DETERMINATION: [ ] Exempt [ ] DNS [ ] MDNS [ ] EIS

[X] DNSwith conditions

[ 1T DNSinvolving non-exempt grading, or demalition, or involving
another agency with jurisdiction.

* Early DNS Notice published June 3, 2004



Application No. 2301097
Page 2

BACKGROUND DATA

Proposal Description

The applicant, the Abused Deaf Women's Advocacy Services (ADWAYS), proposes to build a
four-gtory building with 21 resdentia units for its clients on three floors and office space and
mesting rooms for the organization's sole use on the ground level and a portion of the second
floor. A children’'s play area, a garden and a surface parking lot are proposed for the Ste's
western portion. The proposed structure, on the parce’s eastern half, resembles a large
rectangular box with a series of bay windows.

Located on a commercid and resdentia corridor in the Maple Leaf neighborhood, the site lies
a the southwest corner of Northeast 88" Street and Roosevelt Way Northeast. The
rectangular Ste extends 144.5 feet along Roosevelt Way NE and 103.19 feet to the west
property line. Vehicular access from NE 88" Street would pass through a decorated security
gate. A forma pedestrian entrance would grace Roosevelt Way NE.

Zoned Neighborhood Commercia Two with a40" height (NC2-40), the parcd’ s western property line
separaesit from a Single Family 5000 (SF 5000) zone. The steisrelatively flat, and mature coniferous
trees define the Sit€’ swestern edge.

Site and Area Description

The Maple Leaf waer tower with its
associated reservoir and Roosevelt Way's
mature trees represent the areals most salient | weeems:
atributes. Less sSgnificant as visud landmarks .
but intrinsic to the neighborhood are
Stephenson's Ace Hardware, Judy Fu's
Snappy Dragon, the Maple Ledf Grill, Math
and Stuff and Art Tile. Amidst these and other
businesses, savera vacant storefronts and a ,
remnant of a building destroyed by fire line '
Roosevelt Way.

MCF0

SF 3000

ROCIEVELT WAY hE

No dominant architectura style or type of materia prevails. One and two story buildings line
Roosevelt Way NE dthough caddy corner from the Site, a mixed use building constructed in
1992 rises four floors above the street.

The NC2-40 corridor along Roosevelt Way stretches approximately four blocks from NE 85™
Street to mid-block between NE 90™ and 91% Streets north of Ace Hardware and the Perkins
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Schools where the zoning changes to Lowrise Two Resdentid Commercid (L-2 RC). One
ather sde of the NC2-40 zone are Single Family 5000 (SF5000) zones.

Public Comments

Twenty-four people Sgned in at the Early Design Guidance mesting. The following comments
were made for the record.

Sat the building back further from Roosevelt Way NE.

Congtruct a solid fence or wall around the property’ s perimeter.

Use brick. Many buildingsin the Maple Leaf neighborhood have brick.

Eliminate the playground. A park istwo blocks from the Ste.

Reduce the building Sze asit istoo large for the lot.

Ensure the building fits into the neighborhood.

Ensure adequate open space a ground level.

Create a shelter for the bus stop. See Guideline A-4.

Address the Northgate Guidelines.

Use good materias.

Enliven the streetscape with benches and pleasant landscaping. Refersto Guideline C-3
Avoid blank walls. Refersto Guiddine D-2.

Creste a sense of openness with the surroundings.

Provide adequate parking that won't alow vehicles to saill over into the neighboring
streets.

Oppose the departure for the landscape buffer adjacent to the neighbor.

Ensure that there is a crosswak with buttons to activate the lights.

Produce a traffic study.

Written comments. The Department received seven comment letters.  The content of the letters
mirrored the observations made at the public meetings. Themes focused on a paucity of proposed
parking spaces; lack of adequate traffic mitigation and safety measures in the area; blocked sight lines
for turning onto Roosevelt Way; and the security gates to the parking lot. Other concerns addressed
the fadility’s potentia for atracting sexua predators to the neighborhood; and construction impacts.
Comment letters also discussed preferences for building and plant materias, the need for increased
setbacks on Roosevelt Way NE; the height limit; and the possibility of unstable soils due to the remova
of oil tanks.

ANALYSISDESIGN REVIEW

Design Guidelines Priorities

The project proponents presented their initial ideas at an Early Design Guidance meating on May 19,
2003. After vigting the Site, consdering the analysis of the Site and context provided by the proponents,
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and hearing public comment, the Design Review Board members identified the following Citywide
Design Guiddines as high priorities to be condgdered in the final proposed design.

A: Site Planning

A-1 Responding to Site Characteristics. The siting of buildings should respond to specific
gte conditions and opportunities such as non-rectangular lots, location on prominent
inter sections, unusual topography, significant vegetation and views or other natural features.

The Board gppreciates the intention to preserve the mature trees on the west edge of the site.

A-2  Streetscape Compatibility. The sting of buildings should acknowledge and reinforce
the existing desirable spatial characteristics of the right-of-way.

The proposed design should take into account the bus stop and should encourage pedestrian activity
aong Roosavelt Way NE even though the street level will not be devoted to retail or customer services.

A-4  Human Activity. New development should be sited and designed to encourage human
activity on the street.

The design chalenge is to create privacy and security for the building’s occupants while smultaneoudy
ensuring the building's integration into the Maple Leaf community. Streetscape amenities should be
designed to foster pededtrian activity. Architecturd and landscape dements may include overhead
canopies, bus shelter, planters integrated into the structure, art, etc.

A-5 Respect for Adjacent Sites. Buildings should respect adjacent properties by being
located on their sites to minimize disruption of the privacy and outdoor activities of residents
in adjacent buildings.

The project design, particularly the landscaping aong the proposed surface parking lot, should consider
the impacts on the neighboring sngle-family house. For a portion of the St€'s western edge, the
gpplicant has requested a departure to diminate the landscaping requirement. The Board encouraged
the architect to add a trellis with vegetation above the proposed wall & the property line. Thiswall will
need to be opague.

A-6 Trandgtion Between Residence and the Street. For residential projects, the space
between the building and the sdewalk should provide security and privacy for residents and
encour age social interaction among residents and neighbors.

The Board recognizes the primacy of providing security and privacy for the building's occupants. The
design of the Streetscape, however, should recognize and encourage pededtrian activity dong this
portion of the Roosevelt Way commercia corridor.

A-7 Reddential Open Space. Resdential projects should be sted to maximize
opportunitiesfor creating usable, attractive, well-integrated open space.

Placing the proposed west facing balconies above the garden and children’s play area rather than the
parking lot would provide an opportunity for the mothers to monitor the play area.
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The desgn should visudly integrate the garden and the play area while mantaning their diinct
identities. Consider using landscape berms and plantings rather than fencing to separate the play area
from the parking lot.

A-8 Parking and Vehicle Access. Siting should minimize the impact of automobile parking
and driveways on the pedestrian environment, adjacent properties and pedestrian safety.

The Board members noted that they were particularly interested in the layering of landscaping between
NE 88" Street and the parking lot.

A-10 Corner Lots. Buildings on corner lots should be oriented to the corner and public
street fronts. Parking and automobile access should be located away from corners.

Although the Board acknowledges that the proposed entry off Roosevelt Way NE does not need
placement at the corner, the Board requests that the building's design respond to its corner condition.
For example, since the offices are proposed on two levels at the corner, the exterior fagade should
reflect the building's interior organization by the arrangement of fenedtration and massing to accent the
corner.

C: Architectural Elements and Materials

C-1  Architectural Context. New buildings proposed for existing neighbor hoods with a well-
defined and desirable character should be compatible with or complement the architectural
character and siting pattern of neighboring buildings.

The eclectic architectural context is part of the neighborhood' s apped, yet the zoning alows for larger
buildings dong Roosevelt Way NE than most of the older structures. The potentia transformation in
scde dong Roosevet Way suggests that architectural design recognize these conditions and use
drategies to avoid abrupt changesin height, bulk and scae.

The Board expects to see building materids that address the neighborhood context.

C-2  Architectural Concept and Consistency. Building design elements, details and massing
should create a well-proportioned and unified building form and exhibit an overall ar chitectural
concept. Buildings should exhibit form and features identifying te functions within the
building. In general, the roofline or top of the structure should be clearly distinguished from
itsfacade walls.

Although the building has smilarities to many mixed-use buildings, its one occupant and the range of
provided services create an excellent opportunity for the design to express the building's functions on
the exterior. Some of the various programmetic functions including the two-story office component, the
commons area (dining and living room), class and meeting rooms, the children’sindgde play areaand the
dwdling units can be articulated on the exterior. Thiswill enrich the building's presence and identify it as

aspecid place.

C-3 Human Scale. The design of new buildings should incor porate architectural features,
elements and details to achieve a good human scale.
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Achieving a human scale will be particularly important at the ground level of the mixed-use building.
Didinctive architecturd eements---canopies, pavers, quality masonry, and fenestration---will help
achievethis. The refinement of the details makes for amore intimate scale.

Both the interior and exterior children’s play areas provide an opportunity for architectural expression.
Scaling the architecturd features to reflect the children’s Sze and needs would enrich the building design.
Adjusting the window heights and door sizes to accommodate the children would introduce a level of
sengtivity that other projects normally lack.

C-4 Exterior Finish Materials. Building exteriors should ke constructed of durable and
maintainable materials that are attractive even when viewed up close. Materials that have
texture, pattern, or lend themselvesto a high quality of detailing ar e encour aged.

A wel desgned building is not necessarily defined by lavish materids. The Board members prefer
materids that have texture and pattern and lend themselves to high quality detailing.

D: Pedestrian Environment

D-1 Pedestrian Open Spaces and Entrances. Convenient and attractive access to the
building’s entry should be provided. To ensure comfort and security, paths and entry areas
should be sufficiently lighted and entry areas should be protected from the weather.
Opportunitiesfor creating lively, pedestrian-orientated open space should be considered.

Security is a paramount component. The Board requests to see alighting plan and design eements that
foster a safe environment without creeting the appearance of afortress. The proposed entry gate to the
parking lot, for example, should be artistically designed and an asset to the neighborhood rather than a
prosaic security gate.

Although this building’s program is more private than other mixed use sructures, the building needs to
be a good neighbor and a community asset.  Given the neighborhood’ s concerns about the project, the
architect should give particular attention to those design dements that interface with the neighborhood.
These include the security gate, the amenities on the streetscape, the facades facing the sdewalks and
the property lines among others.

D-2 Blank Walls. Buildings should avoid large blank walls facing the street, especially
near sdewalks. Where blank walls are unavoidable, they should recelve design treatment to
increase pedestrian comfort and interest.

The design should not present a blank wal to the south neighbors.  Given the proposed height, this
facade will aso be exposed to traffic on Roosevelt Way.

D-4 Desgn of Parking Lots Near Sidewalks. Parking lots near sidewalks should provide
adequate security and lighting, avoid encroachment of vehicles onto the sdewalk, and
minimizethevisual clutter of parking lot sgnsand equipment.

The area between the parking ot and the sdewak should be nicely landscaped and integrated with the
proposed security gate. Consider screening the parking lot with plantings and/or alandscape berm.
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D-7 Personal Safety and Security. Project design should consider opportunities for
enhancing personal safety and security in the environment under review.
See comments from D-1.

E. Landscaping

E-2 Landscaping to Enhance the Building and/or Site. Landscaping including living plant
material, special pavements, trellises, screen walls, planters, dte furniture and similar
features should be appropriately incorporated into the design to enhance the project.

The project design should give specid attention to the edges of the Site where the project interfaces with
the streetscape and its neighbors.  Planters integrated into the building, ste furniture, trellises, and plant
materials among others can be a community asset. Design a landscaped area that seamlesdy weaves
the play area, the garden, the building and the parking lot into one anther.

MASTER USE PERMIT APPLICATION

The gpplicant revised the design and gpplied for a Master Use Permit with a design review component
on May 11, 2004.

DESIGN REVIEW BOARD RECOMMENDATION

The Design Review Board conducted a Find Recommendation Meeting on July 12, 2004 to review the
gpplicant’s forma project proposa developed in response to the previoudy identified priorities. At the
public meeting, dte plans, devations, floor plans, landscaping plans and computer renderings of the
proposed exterior materias were presented for the Board members consideration.

Public Comments

Public Comment: Thirteen community members signed-in a the Find Recommendation mesting.
Severd issues raised by the public focused on the following:

Not enough off-street parking for 21 units and employees.

No off-sireet parking for vistors.

On-greet parking in the neighborhood is aready congested.

On-street parking will be reduced by the addition of the curbcut.

Do not recommend the departure for landscape screening.

Do not recommend a departure for the bay windows.

The proposed open spaceis not ble to the public.

Numerous accidents have occurred at the intersection. The proposed building will block sight
lines

Shift the security gate farther back into parking lot to create a visitor’s space.

Create greater transparency at the building's corner. Design of the corner should be more
cregtive. Shift entry to the corner.

Add more pedestrian amenities along Roosevelt Way NE and NE 88" St.

Build an underground parking garage.

Add can lights smilar to the onesin the Universty Didtrict.

Require setbacks that comply with the Northgate Overlay Didtrict regulations. Deny departure
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request #6.
Request for better detailing and ornamentation or art.

What about the presence in the neighborhood of sexua predators and perpetrators of violence?
Development Standard Departures
The applicant requested departures from the following standards of the Land Use Code:

Screening and Landscaping.

Structurd Building Overhangs.
Maximum Structure Width and Depth.
Non-Resdentia Uses at Street Levd.
Open Space in Northgate Overlay.
Setbacks.

Recommendations

ogkwNE

A-1 Responding to Site Characteristics. The siting of buildings should respond to specific
ste conditions and opportunities such as non-rectangular lots, location on prominent
inter sections, unusual topography, significant vegetation and views or other natural features.

The Board members made no further comments.

A-2  Streetscape Compatibility. The siting of buildings should acknowledge and reinforce
the existing desirable spatial characterigtics of theright-of-way.

The Board members emphaticaly recommended a much stronger street presence for the building.
Although there is not alot of avalable room at the right-of-way, the building should till provide amore
animated experience for the pedestrians and the neighborhood, particularly in response to the private
nature of the building's misson. The architect should look for opportunities to provide grester
transparency where the program lends itself to it. The corner with its adminigrative offices should
contain more windows. The Board aso advised the gpplicant to rearrange interna office spaces to
provide more opportunities for increased trangparencies. The Board recommended better plantings (no
bamboo), planters that can also be used as sedting, canopies, a more gracious outdoor waiting area,
integration of benches and a bus shelter. These dements should complement one ancther.

A-4  Human Activity. New development should be sited and designed to encourage human
activity on the street.

Recognizing the dlient’s specia need for privacy, the Board believes the building design should enhance
the pedestrian experience on Roosevelt Way NE and NE 88" Street. The Board recommended artful
design of landscaping, devations and paving dong the street. The maple leaf design for the security gate
to the parking lot is a good example of how the architect can add vaue to seemingly mundane
architecturd elements.  Although neighborhood residents may never enter the building, many will wak
aong its nearly 250 feet of dtreet frontage. The design should add dements that provide a sense of
place for the Maple Leaf neighborhood that prides itself on its neighborhood identity.

A-5 Respect for Adjacent Sites. Buildings should respect adjacent properties by being
located on their sites to minimize disruption of the privacy and outdoor activities of residents
in adjacent buildings.
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The Board recommended hardy and fast growing plantings on the trellis between the house and the
subject property. They dso recommended posting a sign in the parking lot requiring front end parking
only.

A-6 Transtion Between Residence and Street. For residential projects, the space between
the building and the sdewalk should provide security and privacy for residents and encourage
social interaction among residents and neighbors.

The Board recognizes and gppreciates the primacy of providing security and privacy for the building’'s
occupants.  As the Board stated earlier, the design of the streetscape should encourage pedestrian
activity as the block represents a portion of a vita Roosevelt Way commercia corridor.  See
recommendationsin A-2, A-4, A-10, C-3, D-1, 7, E-2.

A-7 Reddential Open Space. Residential projects should be sited to maximize
opportunitiesfor creating usable, attractive, well-integrated open space.

Departure #4 discussed below addresses the gpplicant’s intention to provide a private open space for
the residents of the building.

A-8 Parking and Vehicle Access. Siting should minimize the impact of automobile parking
and driveways on the pedestrian environment, adjacent properties and pedestrian safety.

The Board recommended front end parking only in the lot to help avoid vehicular exhaust drifting into
the neighbor’ s property.

A-10 Corner Lots. Buildings on corner lots should be oriented to the corner and public
street fronts. Parking and automobile access should be located away from corners.

The Board agreed that the design must increase the amount of glazing at the corner. The design aready
expresses interior functions on the building's facade. The two lower floors on the corner, which house
the office, should support more windows and acknowledge its corner condition.

C-1  Architectural Context. New buildings proposed for existing neighborhoods with a well-
defined and desirable character should be compatible with or complement the ar chitectural
character and siting pattern of neighboring buildings.

No additional comments were provided.

C-2  Architectural Concept and Consistency. Building design elements, details and massing
should create a well-proportioned and unified building form and exhibit an overall ar chitectural
concept. Buildings should exhibit form and features identifying the functions within the
building. In general, the roofline or top of the structure should be clearly distinguished from
itsfacade walls.

See A-10.

C-3 Human Scale. The design of new buildings should incor por ate ar chitectural features,
elements and detailsto achieve a good human scale.

At the earlier meeting, the Board requested additiond architecturd €lements on the facade and street
frontage that achieve a human scde. The Board now recommends distinctive architecturd éements---



Application No. 2301097
Page 10

canopies, pavers, tiles, and fenestration---and qudity detalling to help achieve this. The refinement of
the details makes for a better human scale.

C-4  Exterior Finish Materials. Building exteriors should be constructed of durable and
maintainable materials that are attractive even when viewed up close. Materials that have
texture, pattern, or lend themselvesto a high quality of detailing are encour aged.

The Board did not add to its earlier suggestions.

D-1 Pededtrian Open Spaces and Entrances. Convenient and attractive access to the
building’'s entry should be provided. To ensure comfort and security, paths and entry areas
should be sufficiently lighted and entry areas should be protected from the weather.
Opportunitiesfor creating lively, pedestrian-oriented open space should be considered.

The Board reiterates its earlier Satement that although this building’s program is more private than other
mixed use structures, the building needs to be a good neighbor and a community asset.  Given the
neighborhood' s concerns about the project, the architect should give particular attention to those design
elements that interface with the neighborhood. The development team has made a good dart with its
maple leaf design for the security gate. The formd entrance on Roosevelt Way NE should be more
generous and welcoming with better quality materias and detailing, materid changes in the paving, and
aninfuson of at.

D-2 Blank Walls. Buildings should avoid large blank walls facing the street, especially
near sdewalks. Where blank walls are unavoidable, they should receive design treatment to
increase pedestrian comfort and interest.

In the early design guidance, the Board requested that the south devation not have a blank wal. The
design satisfies this request and the Board did not comment on the drawings.

D-4 Desgn of Parking Lots Near Sidewalks. Parking lots near sdewalks should provide
adeguate security and lighting, avoid encroachment of vehicles onto the sdewalk, and
minimize the visual clutter of parking lot sgnsand equipment.

The Board accepted the design for the security gate design and encouraged high quality landscaping
aong the sdewak and around the perimeter of the trash/recycle area.

D-7 Personal Safety and Security. Project design should consider opportunities for
enhancing per sonal safety and security in the environment under review.

Security is a paramount concern.  The Board previoudy asked that the design elements foster a safe
environment without cresting the appearance of afortress. The Board recommended that up lighting be
used in the planting beds adjacent to the building and that the bamboo proposed for the gardens be
replaced by alessthick and wild plant.

E-1 Landscaping to Reinforce Design Continuity with Adjacent Sites. Where possible, and
where there is not another overriding concern, landscaping should reinforce the character of
neighboring properties and abutting streetscape.

Landscaping adjacent to the single family resdence should provide a gentle trangtion between the
different uses.
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E-2

Landscaping to Enhance the Building and/or Site. Landscaping including living plant

material, special pavements, trellises, screen walls, planters, site furniture and similar
features should be appropriatey incor porated into the design to enhance the proj ect.

The Board recommended the addition of the following landscape features at the streetscape and at
close proximity to the neighbors. trees should be a cdiper of three or four inches; add canopies; create
a more generous outdoor waiting area that includes qudity landscaping and plantings, add more than
one bench or provide a bus shelter; change paving pattern at the entrances and flanking the driveway;
incorporate artful designs (e.g. the security gate maple leafs) into the landscaping and building dong
Roosevelt Way and NE 88" &. Use hardy and fast growing plantings on the trellis screening the

parking lot.

Board Recommendations:

The recommendations summarized below were based on the plans

submitted at the July 12, 2004 meeting. Design, Sting or architectura details not specificdly identified
or dtered in these recommendations are expected to remain as presented in the plans and other
drawings avalable a the July 12th public mesting. After congidering the site and context, hearing public
comment, recondgdering the previoudy identified desgn priorities, and reviewing the plans and
renderings, the four Design Review Board members present unanimously recommended gpprova of the
subject design and the requested development standard departures from the requirements of the Land
Use Code (listed below).

NORMAL REQUIREMENT REQUEST JUSTIFICATION ACTION
1. Screening and 5 foot deep landscaped | Reduce landscape areato | = Provides adequate length for [ APPROVED
landscaping. aea and 6 high wadl | 1'7" deep and provide a required large parking spaces.
23.47.016.D.1 separating an abutting | trellis  with plantings [ = Board recommends front in
residential zone. above 6" highwall parking only.
= Planted trellis adds to screening.
2. Structural Maximum 9 at the outer | Squared off 11" window. | = Cleaner lines reflecting | APPROVED
Building wall of bay window. | Exceeds Code by 2’ at contemporary aesthetic.
Overhangs. Maximum 36 sq. ft. bay | outer wall. = 33 sq. ft. proposal is less than 36
23.53.035 window. sg. ft. maximum.
3. Maximum Applies to portions of | A portion of the facade | = Provides modulation on the west | APPROVED
Width and Depth | structure within 50" of | 78'6.5" linear feet by 10’ facade.
of Structures. residential zone. Above | encroaches into the 50° | = Structure is on average farther
23.71.036.B.7 30", wall length shal not | zoneby atotal of 2.5” from the residential zone than if
exceed 80% of abutting lot design was built to achieve the
line to a maximum of 60’ maximum building envelope.
4. Nonresidential Maximum of 80% of 55% of Roosevelt Way = 52'4" (entirefacade) is APPROVED
Uses at Street structure’s street front frontage devoted to commercial use on NE 88" St.
Level. facade shall be occupied commercia use. = Adding canopies, outdoor
23.47.008.B by nonresidential uses. waiting area, decorative treatment
to paving and walls, and higher
quality materials.
5. Open Spacein | Useable open space shall | Private garden and play | = Privacy and security of residents [ APPROVED
Northgate be open to the public | area accessible only to is paramount.
Overlay. based on established | ADWAS community. = Higher quality landscaping and
23.71.014 hours. building materials aong two
street frontages.
6. Setbacks 5 setback from street 3 setback and 4’ wide = Avoids conflict with overhead APPROVED
23.47.014C property lines where planted area adjacent to utility lines.
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street trees are required. building provided. = Provides space for building

Street trees meeting SDOT program’ s requirements.

standards. = Added landscaping along NE 88"
St.

The Board recommended the following CONDITIONS for the project. (Authority referenced in the
letter and number in parenthess):

1.

14.

15.

Provide a more animated experience for pedestrians and the neighborhood by adding
canopies, a bus shelter, street furniture, qudity pavers, and art dong Roosevelt Way NE and
NE 88" Street. (A-2)

Increase the amount of fenedration in areas of the building that warrant less privacy (i.e.
appropriate offices, reception area, classrooms.). (A-2)

Strengthen the corner by adding more glazing or by providing other architectural eements that
acknowledge the corner site. (A-10)

Add decorative architectural elements or ornamentation that convey a sense of place or
neighborhood identity. (A-4)

Post asign requiring front end parking inthe lot. (A-8)

Design dements aong the street frontages that achieve a sense of human scae. Add quality
canopies, pavers, tiles, street furniture and other features dong Roosevelt Way and NE 88"
S (C-3)

Provide up-lighting in the plant and flower beds to reinforce security. (D-7)

Revise the planting plan to diminate the bamboo aong the building edge. (D-7)

Increase the caliper of the trees to three to four inches. (E-2)

Add canopies to the street facades. (E-2)

Increase the size of the outdoor entrance area on Roosevelt Way. (E-2)

Add more dreet furniture or a bus shelter that ties into the landscape e ements aong the street
fronts. (E-2)

Add digtinctive materids and paving pattern to the front entrance and to the area flanking the
driveway. (E-2)

Incorporate artful designs in the landscaping and building design dong Roosevelt Way and NE
88" . (E-2)

Use ahardy and fast growing plant on the trellis screening the parking lot. (E-2)

DIRECTOR'SANALYS S- DESIGN REVIEW

The Director finds no conflicts with SEPA requirements or state or federa laws, and has reviewed the
City-wide Design Guidelines and finds that the Board neither exceeded its authority nor gpplied the
guiddines inconsgently in the gpprova of this desgn. In addition, the Director is bound by any
condition where there was consensus by the Board and agrees with the conditions recommended by the
four Board members and the recommendation to approve the design, as stated above.

DECISION - DESIGN REVIEW

The proposed design is CONDITIONALLY GRANTED.
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ANAL YSIS-SEPA

The initid disclosure of the potentia impacts from this project was made in the environmenta checklist
submitted by the gpplicant’s agent (dated May 11, 2004) and annotated by the Land Use Planner. The
information in the checkligt, the supplementa information submitted by the applicant, and the experience
of the lead agency with review of amilar projects, form the bass for this analysis and decision.

The SEPA Overview Policy (SMC 25.05.665D) clarifies the relationship between codes, policies and
environmenta review. Specific policies for each dement of the environment, certain neighborhood
plans, and other policies explicitly referenced may serve as the basis for exercising substantive SEPA
authority.

The Overview Policy dates, in pat, “Where City regulations have been adopted to address an
environmenta impact, it shal be presumed that such regulaions are adequate to achieve sufficient
mitigation” subject to some limitations.  Under such limitations/circumstances (SMC 25.05.665D1-7)
mitigation can be consdered.

Short-term Impacts

Condruction activities could result in the following adverse impacts. congdruction dust and sorm water
runoff, eroson, emissons from congruction machinery and vehicles, increased paticulate leves,
increased noise levels, occasond disruption of adjacent vehicular and pededtrian traffic, and a smdl
increase in traffic and parking impacts due to congruction related vehicles. Severd congtruction-related
impacts are mitigated by existing City codes and ordinances applicable to the project such as. the
Noise Ordinance, the Stormwater Grading and Drainage Control Code, the Street Use Ordinance, and
the Building Code. The following is an andysis of construction-related noise, air qudity, earth, grading,
streets and parking impacts as wel as mitigation.

Noise

Noise associated with congtruction of the building could adversdy affect surrounding uses in the area,
which include resdentia and commercid uses. Surrounding uses are likely to be adversely impacted by
noise throughout the duration of congtruction activities. Due to the proximity of the project Ste to these
resdentid uses, the limitations of the Noise Ordinance are found to be inadequate to mitigate the
potential noise impacts. Pursuant to the SEPA Overview Policy (SMC.25.05.665) and the SEPA

Consgtruction Impacts Policy (SMC 25.05.675 B), mitigation is warranted.

Grading, ddivery and pouring of concrete and smilar noisy activities will be prohibited on Saturdays
and Sundays. In addition to the Noise Ordinance requirements, to reduce the noise impact of
condruction on nearby properties, al other congruction activities shal be limited to non-holiday
weekdays between 7:30 A.M and 6:00 P.M. To reduce the noise impact of congtruction on nearby
resdences, only the low noise impact work such as that listed below will be permitted on Saturdays
from 9:00 A.M. to 5:00 P.M..:

A. Surveying and layout.
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B. Other ancillary tasks to congruction activities will include Site security, surveillance, monitoring,
and maintenance of westher protection, water dams and hesting equipment.

After each floor of the building is enclosed with exterior walls and windows, interior congtruction on the
individua enclosed floors can be done at other times in accordance with the Noise Ordinance. Such
condruction activities will have a minima impact on adjacent uses. Redricting the ability to conduct
these tasks would extend the congtruction schedule; thus the duration of associated noise impacts. DPD
recognizes that there may be occasons when critical construction activities could be performed in the
evenings and on weekends, which are of an emergency nature or related to issues of safety, or which
could subgtantialy shorten the total congtruction timeframe if conducted during these hours.  Therefore,
the hours may be extended and/or specific types of congtruction activities may be permitted on a case
by case basis by approva of the Land Use Planner prior to each occurrence.

As conditioned, noise impacts to nearby uses are considered adequately mitigated.
Air Quality

Congtruction is expected to temporarily add particulates to the air and will result in a dight increase in
auto-generated air contaminants from construction activities, equipment and worker vehicles, however,
thisincrease is not anticipated to be significant. Federa auto emission controls are the primary means of
mitigating ar quality impects from motor vehicles as Sated in the Air Quality Policy (Section 25.05.675
SMC). To mitigate impacts of exhaust fumes on the directly adjacent residentia uses, trucks hauling
materids to and from the project site will not be alowed to queue on streets under windows of the
adjacent residentid building.

Earth

The Stormwater, Grading and Drainage Control Code requires preparation of a soils report to evauate
the dte conditions and provide recommendations for safe congruction on Sites where grading will
involve cuts or fills of greater than three feet in height or grading greater than 100 cubic yards of
materid.

The soils report, congtruction plans, and shoring of excavations as needed, will be reviewed by the DPD
Geo-technicd Engineer and Building Plans Examiner who will require any additiond soils-related
information, recommendations, declarations, covenants and bonds as necessary to assure safe grading
and excavation. This project condtitutes a "large project” under the terms of the SGDCC (SMC
22.802.015 D). As such, there are many additiona requirements for eroson control including a
provison for implementation of best management practices and a requirement for incorporation of an
engineered eroson control plan which will be reviewed jointly by the DPD building plans examiner and
geo-technical engineer prior to issuance of the permit. The Stormwater, Grading and Drainage Control
Code provides extensive conditioning authority and prescriptive construction methodology to assure
safe congtruction techniques are used, therefore, no additiona conditioning is warranted pursuant to
SEPA palicies.

Grading
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An excavation to congtruct the lower level of the structure areas will be necessary. The maximum depth
of the excavation is gpproximately two feet and will congst of an estimated 650 cubic yards of material.
The soil removed will not be reused on the site and will need to be digposed off-site by trucks. City
code (SMC 11.74) provides that materia hauled in trucks not be spilled during transport. The City
requires that a minimum of one foot of "fregboard” (area from level of materid to the top of the truck
container) be provided in loaded uncovered trucks which minimize the amount of spilled materia and
dust from the truck bed enroute to or from a Ste. No further conditioning of the grading/excavation
element of the project is warranted pursuant to SEPA policies.

Traffic and Parking

Congtruction of the project is proposed to last gpproximately 12 months. The soil removed for the
garage structure will not be reused on the site and will need to be disposed off-gte. Excavation and fill
activity will require 65 round trips with 10-yard hauling trucks or 32.5 round trips with 20-yard hauling
trucks. Existing City code (SMC 11.62) requires truck activities to use arterid dreets to every extent
possble. The proposa steis near a mgor arteria and traffic impacts resulting from the truck traffic
asociated with grading will be of short duration and mitigated by enforcement of SMC 11.62.

Large trucks on Roosevelt Way NE during afternoon peak hours may have adverse impacts on traffic
movements and volumes during this time. Truck access to and from the Site shal be documented in a
condruction traffic management plan, to be submitted to DPD and SDOT prior to the beginning of
condruction. This plan aso shdl indicate how pedestrian connections around the site will be maintained
during the congtruction period, with particular consderation given to maintaining pedestrian access aong
Roosevelt Way NE. Large (greater than two-axle) trucks will be prohibited from entering or exiting the
Ste after 3:30 PM.

Demand for parking by construction workers during construction could reduce the supply of parking in
the vicinity; however, based on gaff vidts during norma condruction hours, adequate parking is
avalable dong the nearby streets to accommodate the peak of 35 construction workers. Therefore, no
mitigation is warranted pursuant to SEPA policies governing congtruction impacts SMC 25.05.675B.

Long-term | mpacts

Long-term or use-reated impacts are dso anticipated as aresult of approvd of this proposa including:
increased surface water runoff due to greater Ste coverage by impervious surfaces; increased bulk and
scale on the Site; increased traffic in the area and increased demand for parking; increased demand for
public services and utilities; potentid loss of plant and anima habitat; and increased light and glare.

Severa adopted City codes and/or ordinances provide mitigation for some of the identified impacts.
Specificdly these aree The Stormwater, Grading and Drainage Control Code which requires on ste
collection of sormwater with provisons for controlled tightline release to an gpproved outlet and may
require additiona design elements to prevent isolated flooding; the City Energy Code which will require
insulation for outside walls and energy efficient windows, and the Land Use Code which controls site
coverage, setbacks, building height and use and contains other development and use regulations to
assure compatible development. Compliance with these applicable codes and ordinances is adequate
to achieve sufficient mitigation of most long-term impacts and no further conditioning is warranted by
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SEPA policies. However, due to the size and location of this proposal, and traffic and parking impects
warrant further analysis.

Traffic and Transportation

The Inditute of Trangportation Engineers (ITE) Trip Generaion Manua estimates tha multifamily
(apartments) projects generate gpproximately .62 average vehicle tripsin the P.M. peak period per unit.
Based on these estimates, the 21 resdentid units in the building would result in approximately 13 trips.
However, because most of the resdents are low-income and some could be visudly impaired, the total
number of P.M. peak period trips (based on ITE) is overdated for the proposed building. A single
tenant office building has an average vehicle trip rate of 1.72 per 1000 square feet of floor area based
on ITE standards. The 3,500 square feet of office space would generate atotd of five P.M. peak hour
trips. These figures may adso overdate the amount of vehicular trips generated by a specific socid

service agency with alimited dientde. A generous estimate of atota of 18 tripsin the P.M. peak hour
will have an indgnificant impact on locd leves of sarvice

Parking

The proposed ten parking spaces exceed the Land Use Code requirement for on-ste parking. The ot
gte parking supply is based on Code provisions for muitifamily resdential occupied by low-income
disabled households and adminidrative office uses. The tenant population will comprise deaf women
with low-incomes with severd of them lacking Sght. The ITE manud, Parking Generation, estimates
an average rate of 2.79 parking spaces for every 1,000 square feet of office building area. This
esimate is likely to be higher than the ADWAS rate due to the suburban biasin the ITE datidtics. At
this location, employees will have better access to dternative modes of trangportation (bus, walking,
bicycles, ride-share) than were they Stuated in a suburban office building. Usng ITE' s2.79 multiplier,
the office use would need approximately nine parking spaces. ADWAS reports that 98 percent of its
clients do not possess autos. At any given time, utilization of autos among tenants would account for
one or two parking spaces. In total, there is a demand for ten to €even parking spaces during the day,
which would produce spillover parking into the neighborhood of one vehicle. Based on gt&ff vidtsto the
vicinity, on-street parking supply would be able to accommodate the additiond demand of one vehide
to the area.  This amount would not adversely impact parking availability in the area During the
evening, demand for on Site parking by the office use would be reduced due to the hours of operation.

ummary

In concluson, severd adverse effects on the environment are anticipated resulting from the proposd,
which are non-ggnificat.  The conditions imposed below are intended to mitigate pecific impacts
identified in the foregoing andlysis, or to control impacts not regulated by codes or ordinances, per
adopted City palicies.

DECISION - SEPA

This decison was made after review by the responsble officia on behdf of the lead agency of a
completed environmenta checklist and other information on file with the responsible department. This
conditutes the Threshold Determination and form. The intent of this declaration is to satisfy the
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requirement of the State Environmental Policy Act (RCW 43.21.C), including the requirement to inform
the public of agency decisons pursuant to SEPA.

[X]

[ ]

Determination of NonSignificance. This proposa has been determined to not have a Sgnificant
adverse impact upon the environment. An EIS is not required under
RCW 43.21C.030(2)(C).

Determination of Significance. This proposd has or may have a Sgnificant adverse impact upon
the environment. An EISisrequired under RCW 43.21C.030(2)(C).

CONDITIONS-DESIGN REVIEW

Prior to Issuance of a Master Use Permit

Update plans according to the following conditions:

1. Provide a more animated experience for pedestrians and the neighborhood by adding canopies,
a bus shdter, street furniture, quality pavers, and art dong Roosevelt Way NE and NE 88"
Street.

2. Increase the amount of fenedtration in areas of the building that warrant less privecy (i.e.
appropriate offices, reception area, classrooms.).

3. Strengthen the corner by adding more glazing or by providing other architecturd eements that
acknowledge the corner site.

4, Add decorative architecturd eements or ornamentation that convey a sense of place or
neighborhood identity.

5. Post asign requiring front end parking in the lot.

6. Desgn dements dong the street frontages that achieve a sense of human scde. Add qudity
canopies, pavers, tiles, street furniture and other features along Roosevelt Way and NE 88" St.

7. Provide up-lighting in the plant and flower beds to reinforce security.

8. Revise the planting plan to diminate the bamboo aong the building edge.

0. Increase the caliper of the treesto three to four inches.

10.  Add canopiesto the street facades.

11. Increase the size of the outdoor entrance area on Roosevelt Way NE.

12.  Add more dtreet furniture or a bus shelter that ties into the landscape elements aong the Street
fronts.

13.  Add digtinctive materids and paving pattern to the front entrance and to the area flanking the
driveway.

14, Incorporate artful designs in to the landscaping and building design dong Roosevet Way NE
and NE 88" St.

15. Use ahardy and fast growing plant on the trellis screening the parking lot.

Non-Appeal able Conditions

16.  Any proposed changes to the exterior of the building or the site or must be submitted to DPD

for review and gpprova by the Land Use Planner (Bruce P. Rips, 615-1392). Any proposed
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17.

18.

changes to the improvements in the public right-of-way must be submitted to DPD and SDOT
for review and for fina approva by SDOT.

Compliance with dl images and text on the MUP drawings, design review meeting guidelines
and approved design features and € ements (including exterior materids, landscaping and ROW
improvements) shdl be verified by the DPD planner assigned to this project (Bruce P. Rips,
615-1392), or by the Design Review Manager. An gppointment with the assgned Land Use
Panner must be made at least (3) working days in advance of field inspection. The Land Use
Planner will determine whether submission of revised plansis required to ensure that compliance
has been achieved.

Embed the MUP conditions in the cover sheet for the MUP permit and for al subsequent
permitsincluding updated MUP plans, and dl building permit drawings.

CONDITIONS-SEPA

Prior to Issuance of a Demolition, Grading, or Building Permit

19.

Submit a Congtruction Trangportation Plan to be reviewed and approved by SDOT and DPD.
The plan dhdl, & a minimum, identify truck access to and from the dSte, pededtrian
accommodations, sdewalk closures. Large trucks (greater than two-axle) shdl be prohibited
from entering or exiting the Ste after 3:30 p.m.

During Construction

The following condition(s) to be enforced during construction shal be posted at the Ste in alocation on
the property line that is visble and ble to the public and to congtruction personnd from the street
right-of-way. The conditions will be affixed to placards prepared by DPD. The placards will be issued
aong with the building permit st of plans. The placards shdl be laminated with clear plagtic or other
westherproofing material and shal remain in place for the duration of congtruction.

20.

Grading, ddivery and pouring of concrete and dmilar noisy activities will be prohibited on
Saturdays and Sundays. In addition to the Noise Ordinance requirements, to reduce the noise
impact of congtruction on nearby properties, al other congruction activities shdl be limited to
norholiday weekdays between 7:30 A.M and 6:00 P.M.

Hours on weekdays may be extended from 6:00 P.M. to 8:00 P.M. on a case by case bass.
All evening work must be approved by DPD prior to each occurrence.

Once the foundation work is completed and the structure is enclosed, interior construction may
be done in compliance with the Noise Ordinance and is not subject to the additiona noise
mitigating conditions.

In addition to the Noise Ordinance requirements, to reduce the noise impact of congtruction on
nearby resdences, only the low noise impact work such as that listed below, will be permitted
on Saturdays from 9:00 A.M. to 5:00 P.M..:
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A. Surveying and layot.

B. Other ancillary tasks to condruction activities will include site security, survelllance,
monitoring, and maintenance of westher protecting, water dams and hesting equipment.

21. Measures identified in the Congtruction Trangportation Plan shal be implemented.

Sgnaure _ (sgnature on file) Dae _ November 8, 2004
Bruce P. Rips, AICP
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